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It will be noticed that each major depression has caused a drop in the 

rate, with a rise during the following recovery of business. The drop 
during the depression which started in 1929 was greater than any preceding 
drop. The rise after the drop has been quite rapid,but this rise has been 
interrupted by the setback of this past year. Monthly figures (this chart 
is on an annual basis) indicate that the rate has resumed a rapid rise. 


T= chart above shows the fluctuations of the marriage rate since 1867. 


An increase in the marriage rate increases the demand for homes, 
for furniture, and for ali types of household appliances. A marriage boom 
has generally preceded a real estate boom. 
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76.3 


MEMPHIS 81.7 : 

ST. LOUIS 89.5 i -NATIONAL AVERAGE 1196 
CHICAGO 92.5 if 

BIRMINGHAIM J 93.5 ; 

DETROIT 94.1 | 

PORTLAND 95.1 

LOUISVILLE WW NXN9 7.8 

MINNEAPOLIS 99.7 | 

ATLANTA 100.3: 


NEW YORK 
KANSAS CITY 
FORT WORTH 


106'5 
13.8 
15.0 


PHILADELPHIA ‘7.7 
LOS ANGELES 121.5 
INDIANAPOL'!IS 123.0 
OAKLAND 123.1 
OKLAHOMA CITY 130.4 
MONTREAL 130.5 
SEAT TLE 134.0 
CINCINNAT |! 136.4 


SAN FRANCISCO 
DALLAS 


136.7 
137.4 


TACOMA 142.0 

CLEVELAND 147.8 

BUFFALO ISi.4 

SPOKANE 166.5 

FRESNO \ 30. 
These averages are computed from figure on squa feet of rentable area, vacancy and building populations compiled by the National Association 
of Building Owners and Managers. 
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THE FLUCTUATION OF RENTS SINCE 1916 


a e HE charts in this report on pages 1078 to 1081 show the fluctuations 
of residential rents from 1916 to the present in 32 cities of the 
United States. This spread consists of two totally different sets of 


rent figures, both prepared by the-Bureau of Labor Statistics in Washing- 
ton. 


The first series of 32 cities is based on rents paid by families 
of wage earners and lower salary groups as this information has been peri- 
odically determined by investigators of the Bureau of Labor Statistics. We 
have charted the material here, using 1917 as 100 on our index for most 
cities; but in those cities where rent increases had started prior to that 
date, the charts were drawn on a base which would make them more nearly 
comparable with the other cities. This, for instance, was particularly 
true of Washington, D.C., where in 1916, 1917 and 1918 a tremendous amount 
of war activity on the part of the government had brought about a condi- 
tion of high rents, while in other parts of the country at that time rents 
were relatively low. The red line on each of these charts shows’ the 
national average for comparative purposes. 


The series of charts on the right of the spread shows the new 
index of the Bureau of Labor Statistics which will eventually cover the 
same 32 cities covered in their earlier studies. This index is intended to 
be an index of general rentals rather than those of the lower income 
~ © groups only. We believe that it will form the most accurate index obtain- 

able in the 32 cities covered. Unfortunately, however, it is available 
quarterly only, and then several months in arrears. 


The actual index numbers from which these charts are drawn are 
given on page 1082, including the figures for Minneapolis which are avail- 
able as we go to press. The national average of the new series is ours, 
and is tentative, as the Bureau of Labor Statistics will not compute a na- 
tional average until their studies are completed. 


It will be noticed that rent levels during the last boom were 
quite different in various cities. In those cities where rapid growth 
brought about a marked shortage of housing accommodations, rents rose far- 
ther than they did in those cities having little increase. Theoretically, 
a city which was losing population at a rate sufficient to offset demoli- 
tion and obsolescence; viz., one in which the total supply of acceptable 
housing accommodations remained slightly in excess of the need without new 
building taking place; would have a rent level which would not increase 
even though the cost of new construction doubled. The increased cost of 
construction increases rent levels only when new building is necessary to 
satisfy an effective demand. 


The law of supply and demand is fundamental. If the demand in 

any city is greater than the local supply of housing accommodations, rents 
€ e and values in that city will increase to the point at which new building 
can be profitably engaged in. Rents will never rise very much above the 
point necessary to pay a return on comparable new accommodations. 
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FLUCTUATIONS OF BUILDING MATERIAL SECURITIES 


N the page opposite,we show the weekly fluctuations of fifteen build- 
C) xe material stocks listed on the New York Stock Exchange, in compar- 

ison with the fluctuations of the Dow-Jones Industrial Stock Price 
Average. The Dow-Jones Average is shown in the chart in the upper left 
hand corner. There this average is charted on exactly the same basis as 
are the figures for the other fifteen stocks. The Dow-Jones Average is re- 
peated, however, on each of the other charts in the red curve, but in each 
of these charts, the Dow-Jones Average has been moved up or down so that 
the best overlap was obtained during the early part of 1938. 


As all traders in the market know,there are general fluctuations 
due to changes in general confidence, and to events, which,it is believed, 
will effect the levels of future earnings. These general movements of the 
‘market are reflected to a greater or less degree in practically all listed 
securities. If the average of the market advances by ten points, by far 
the greater percentage of all stocks on the market will advance, although 
some will advance by a far greater percentage than others. If the market 
drops ten points,the greater number of all stocks will drop, regardless of 
the individual outlook for particular issues. Of course, again, the per- 
centage of drop will vary greatly. Those stocks with the best outlook 
will drop least,and those with the poorest outlook will drop by the great- 
er percentage. 


From many standpoints the average of all stocks might be consid- 
ered as sort of a normal by which any particular stock might be judged. It 
will be noticed that there has been considerable variation in the ways 
these various stocks have reacted to the rapid recent increases in resi- 
dential building. Holland Furnace has had the most phenomenal increase, 
due probably to the fact that it manufactures heating equipment quite fre- 
quently used in many of the lower priced homes (the very great percentage 
of the residential building going forward throughout the United States now 
is in a price range of $6000 or less). In contrast with Holland Furnace, 
Otis Elevator has fluctuated very nearly as the average of the market, 
showing that the increase in building thus far has had comparatively lit- 
tle effect on this stock. This is quite logical, as clearly, the period in 
which a large volume of elevator buildings will be built is still some 
years in the future. In the meantime, the principal business of this com- 
pany has been the installation of units in older buildings being modern- 
ized. This modernization program has been going on for some years, and 
has not been greatly accelerated in the recent past. Devoe & Raynolds and 
Glidden have both followed the fluctuations of the industrial average in a 
rather close fashion, without any pronounced increase above it. Most of 
the other stocks we have charted have been more or less favorably affect- 
ed. Those stocks, however,which depend for their earnings on the construc- 
tion of larger residences, industrial or commercial buildings,will not get 
their maximum rise until the future can be more definitely predicted in 
these fields. 


The letters following the name of each building material stock 
are the ticker symbols for that stock. 
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LOANS BY SAVINGS AND LOAN ASSOCIATIONS 


—— HE chart to the left shows’ the 
LPROPORTION OF TOTAL URBAN HOME - MORTGAGE: 


ELOANS MADE BY SAVINGS AND LOAN ASSNS proportion of total urban home 
: |__| mortgage loans made by saving and 
loan associations each year from 1925 


through 1937. 


TTT TTT 


It will be noticed that be- 
fore the depression saving and loan 
associations did from 45 to 48% of the 
business. During the most severe peri- 
od of the depression many of the other 
_ jj lending agencies were entirely out of 
| the market, and in 1934, 68% of the 
total urban home mortgages were made 
by the savings and loan associations. As conditions improved, however, 
other lending organizations re-entered the field, reducing the percentage 
of the savings and loan association loans. In 1937, however, their loans 
formed a greater percentage of the total than they did before the depres- 


sion. The 1938 percentage will probably be lower because of the inroads 
of FHA financing. 
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FHA LOANS ARE STILL INCREASING 
ORTGAGES selected for Appraisal" represents the first step in the 
Mees: of mortgages for insurance by the FHA. "Mortgages ac- 
cepted for Insurance" represents the final step. The charts above 
show the months of 1938 as percentages above or below the corresponding 
months of 1937. It will be noticed that each month has increased the per- 
rcentage above a year ago. As most insured loans are made for new residen- 


tial building,these charts would indicate that the improvement there would 
continue for some time. 
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THE OUTLOOK FOR FARM REAL ESTATE IN 1939 


HE chart at the bottom of the page shows the cash income from farm 

marketing by months from 1924 to the present. The monthly figures have 

been corrected for seasonal fluctuations. The heavy line running 
through the chart shows the trend of cash income received from all sources 
other than from government payments. The red shaded area from 19433 on, 
shows the extent of government payments. These figures have also been 
adjusted for seasonal fluctuations. 


It will be noticed that from the middle of 1929 to the end of 
1932, the trend had declined from more than $875,000,000 per month to 
around $340,000,000 per month. Then the long rise started, reaching the 
peak in 1937, and practically doubling the low of 1932. Since then, cash 
income has again been declining,having dropped slightly more than 16% dur- 
ing the past year. 


It is believed that it will trend upward during the balance of 
1938 and 1939, but we doubt whether 1939 will average as well as 1937. 





1939. 


As values of farms 
income produced on farms, 
probably prevent any great rise 


bear a very definite relationship to the net 
the fact that 1938 will average below 1937 will 


According to the figures 


in farm values 
prepared by the United States Department 


during the first half of 


of Agriculture, there was no change on the average in the United States in 
farm values in the past year. 
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REAL ESTATE TRANSFERS IN PRINCIPAL CITIES 


1933 TO 1938 


COPYRIGHT i938 w~ REAL ESTATE ANALYSTS INC. SAINT LOUIS 
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. HE chart to the left 
esd IN cries With Mae Theor ipo ) shows the monthly 
| MEAL ESTATE, AuaLveTeinc. | : fluctuations in the 
4400 foreclosure rate in cit- 

1 ies having more than 
7° 100,000 population. This 

j chart is corrected for 

7 aus 138 157 sci jf seasonal fluctuation and 
AUS 36 26! \ : is based on the compila- 

- — = 2 +0 tions made by the HOLC. 
— a : The dashed line shows 

: the trend at which fore- 

| -p0 closures have been drop- 


| \ 1 ping for the past four 


N : years. The figure for 
e Nee oe www 4. August,which is the last 


pl 533 4 1 r KT 4 Li 555 | a) ee ae a) Liis0 figure available, is the 
lowest since February,1929, eight months before the stock market collapse. 
It is 64.4% below the all-time peak of 1933. 
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HE chart above shows the average fluctuations in the bid prices of of- 

fice and hotel building bonds. The trend of both office building and 

hotel building bonds turned downward during the war scare. The 
buildings used are only those on which quotations can be secured monthly. 
The office building list includes the following: Broadway Motors, Bryant 
Park, Bush Terminal, Carbide and Carbon, Chesebrough, Chrysler, Cleveland 
Terminal, Equitable (N. Y.), Graybar, Grant, Liggett, One LaSalle Street, 
Postum, Textile, Wanamaker (Phila.), Woodbridge. The hotel list includes 
the following: Bovwman-Biltmore, Eastern Ambassador Hotel, Eppley Hotels, 
George Washington Hotels,Hotel Lexington, Hotel Sherman, Hotel St. George, 
LaSalle Hotel, Lord Baltimore, National Hotel of Cuba, Palace Hotel (San 
Francisco),Park Central Hotel, Pitts Hotel, Savoy-Plaza, Sevilla-Biltmore, 
Sherry-Netherland, Stevens Hotel, Waldorf-Astoria. 
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